STAFF REPORT
Planning Commission Meeting: April 29, 2024

RZ23-0013: Rezoning from the RP-1 (Planned Single-Family
Application: Residential) District to the C-1 (Neighborhood

' Center) District and a Preliminary Site Development
Plan for Caribou Coffee

Location: Northeast of W. 159" Street and S. Brentwood Street
Owner: Joe Campbell; Jacobson-Campbell Excavation, Inc.
Applicant: Rob Barse; Mint Development Company, LLC

Engineer/Architect: Corey Englund; Reprise Design

Staff Contact: Emily Carrillo; Senior Planner
Site Area: 1.10+ acres Proposed Use: Restaurant, Carryout,
or Fast Food and
General Commercial
Building Area: 605 and 4,500 square feet Plat: Asbury Centre
RP-1 (Planned Single- Proposed Zoning: C-1 (Neighborhood

Existing Zoning: Family Residential) Center)

Plan Olathe

Land Use Category Existing Use Current Zoning
, Conventional RP-1 (Planned Single-
Site Neighborhood Vacant Family Residential)
, , CP-1 (Planned
North Conventional Neighborhood Vacant Neighborhood Center)
South | Conventional Neighborhood Religious Institution R-1 (Single-Family
Residential)
East Conventional Neighborhood Vacant C-1 (Neighborhood
Center)
West Conventional Neighborhood  Multifamily Residential RP-3 (Planned Low
Density Multifamily)
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1.

Introduction

The applicant is requesting to rezone from the RP-1 (Planned Single-Family Residential)
District to the C-1 (Neighborhood Center) District with a preliminary site development plan
which includes two (2) commercial lots, located on 1.10+ acres northeast of W. 159th Street
and S. Brentwood Street. Lot 1 consists of a 605 sq. ft. fast food building for Caribou Coffee.
A future phase for Lot 2 includes a 4,500 sq. ft. general commercial building. The details
provided for this lot are still conceptual in nature and do not include the level of detail typically
provided with a preliminary site development plan. A revised preliminary site development
plan will be required prior to submittal of a final site development plan for Lot 2.

The proposed coffee shop with drive-thru is categorized as ‘Restaurant, Carryout, or Fast
Food’ in UDO Chapter 18.20.500 and is not permitted within the existing RP-1 District. The
applicant is requesting to rezone to the C-1 (Neighborhood Center) District to allow for the
proposed use.

Staff reviewed the rezoning application and is recommending approval of the C-1
District which is consistent with the zoning for the remainder of Asbury Centre to the
north and east. However, staff is not supportive of the proposed fast-food use, which
is a prohibited use within the surrounding Asbury Centre development as further
detailed in the Land Use section of this report (see Section 4). With a recommendation
to prohibit the requested land use, the plan automatically fails as it is contingent upon
approval of the fast-food use.

Staff had multiple meetings with the applicant advising of the incompatibility of the requested
land use with the overall Asbury Centre and surrounding neighborhood. Staff requested
changes to the proposed land use, layout of the property and design elements. The applicant
did provide significant changes to the placement of the building along with the site and
architectural design and desires to proceed with the land use request.

History

The subject property was annexed (ANX-01-93) into the City of Olathe in 1993 and rezoned
(RZ-19-02) to the RP-1 District in 2002 as part of the Asbury Centre commercial development.
At that time, this small tract of land was designated to remain as open space with amenities
such as a gazebo and seating area for the adjacent Villas of Asbury on W. 158" Place. Those
amenities were never installed by the property owner, and the land has remained vacant since
that time. The proposed outdoor seating and pedestrian connections create a public facing
outdoors amenity space within this development.

A final plat (FP-24-03) for Asbury Centre was recorded in 2003, platting the land outlined in
black in the aerial photo provided below. Public improvements, such as Hunter Street, were
constructed shortly after platting, but Asbury Centre’s commercial area remained
undeveloped until 2018, when Country Kids Day Care built just north of the subject property.

Existing Conditions
The subject property is undeveloped, and the land gently slopes down to the north towards

the private internal street. 159th Street and Ridgeview Road are existing major arterial roads
with sidewalk along both streets. Hunter Street is a private street with public water and sanitary
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sewer connections located to the east and north. A few existing, mature evergreen trees are
located along W. 159th that are proposed to remain on site.

View of subject property looking NE from the intersection of W. 159 and Brentwood.

A rezoning application with preliminary plans (RZ23-0006) was recently approved for Lot 4 of
the Asbury Centre to allow for the development of a 3,325 sq. ft. building for Central Bank and
an 8,000 sg. ft. multi-tenant general commercial building. Additionally, a rezoning application
with associated preliminary site development plans for Lots 1 & 2 of Asbury, located directly
to the north, has been received and is currently under review with staff. The C-1 District aligns
with both applications adjacent to the subject property.
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4. Zoning Standards

a.

Land Use — The applicant is requesting to rezone from the RP-1 District to the C-1
(Neighborhood Center) District. The PlanOlathe Future Land Use Map designates this site
as a Conventional Neighborhood, which typically consists of single-family housing.
However, as provided in PlanOlathe, neighborhood centers are distributed throughout
Olathe neighborhoods to provide local access to convenience goods and services, reduce
the need for lengthy drives, and promote walkability. The Asbury Centre is an existing
neighborhood center commercial node located at a major intersection, which is consistent
with other major intersections in southern Olathe.

The C-1 District permits over 70+ land uses that provide the convenience goods and
services called for by PlanOlathe. This rezoning is compatible with the adjacent
commercial/office districts already found in the Asbury Centre. However, some use
restrictions are recommended which is consistent within the larger Asbury Centre
development, and to maintain compatibility with the nearby residences.

1. Fast-Food or Carryout Restaurants
2. Animal Care Facilities with Outdoor Kennels.

3. Any Distance Restricted Businesses as listed in Olathe Municipal Code Chapter
5.43.

The fast-food restaurant use typically attracts a higher volume of traffic, increased exterior
lighting, can contribute to additional noise associated with these types of business and
increased hours of operation.

For these reasons, staff is recommending restricting this use at this location directly across
from residential neighborhoods to the west and southwest. The applicant is amenable to
the proposed land use restrictions with the exception of the fast-food use.

The following analysis

on dimensional, \
development and

design standards are
provided for the fast-
food use proposed for
Lot 1. Also, Lot 2 of

this application is
conceptual as the use
has not been .

FUTURE DEVEL

identified at this time.
A revised preliminary
site development plan
will be required with

full details including

— — — —

site and architectural
drawings.
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b.

C.

Building Height —The coffee shop building is one-story and 17.8 feet at its peak,
complying with the maximum building height of two-stories and 30 feet tall.

Setbacks — The C-1 District requires this development to maintain a front yard building
setback between 20 and 150 feet from 159th Street. The applicant is requesting a waiver,
which is detailed in Section 10 of this report, to allow the building to be setback 15 feet
from W. 159th Street right-of-way in lieu of the 20-foot minimum requirement. This setback
distance allows the building to comply with the requirement of Site Design Category 3 to
build within the 15-foot street frontage area.

The fast-food building complies with the minimum street corner side yard setback of 20
feet along the other street frontages and the minimum side and rear yard setback of 7.5
feet to the west and north respectively. All paved areas comply with the minimum paving
setback of 15 feet from street right-of-way and 10 feet from property lines.

Frontage Buildout — The C-1 District also requires a minimum frontage buildout of 50%
within the required front setback area described above. Frontage buildout is calculated as
the front building facade width as a percentage of the overall lot width. The developer is
requesting a waiver to this requirement to allow a frontage buildout of 30% along 159"
Street. See Section 10 below for an analysis of this waiver request.

Open _Space — The development includes 32% open space, exceeding the minimum
requirement of 20% open space required within the C-1 District.

5. Development Standards

a.

Access/Streets — The proposal takes full access from Hunter Street, and a new sidewalk
will be installed along Hunter Street connecting to Brentwood to the west and extending
to the approved development to the east. Access for the conceptual commercial lot will be
reviewed with a revised preliminary site development plan when a future use and tenant
has been identified. Revised access and traffic circulation for Lot 1 will be forthcoming with
the final site development plan if recommended for approval as stipulated.

Drive-Through — A single lane drive-through for the coffee shop is proposed to the north
and east of the coffee shop. The drive-through provides over 188 feet of stacking length
from the drive-through entrance to the menu board, exceeding the minimum requirement
of 80-feet. In addition, a future escape lane is shown and may be installed if desired by a
future tenant.

Parking — A parking analysis is required for the proposed drive-thru use as no indoor
seating is provided for customers. The development includes 12 on-site parking spaces
to provide parking for up to five (5) employees during peak shifts. A wait stall for drive thru
orders has been included and six (6) stalls for general customer use to accommodate the
outdoor seating area and walk-up order window that is a separate pedestrian-oriented
feature from the drive-thru. Caribou’s prototype for the smaller cabin coffee shop concept,
typically requires 15 total stalls, so the proposed parking represents a reduction in parking
relative to current prototypical corporate standards. Further, the proposal does not exceed
125% of the minimum parking as required by the C-1 District.

Landscaping/Screening — The proposed development exceeds all landscape
requirements. Along the perimeter of the site, the required plantings are proposed along
all street frontages and buffer requirements are met along the abutting properties.
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Internally, the proposed parking lot and building foundation landscaping exceeds UDO
requirements.

All building mounted utilities, and all ground- and wall-mounted utilities will be adequately
screened by the proposed landscaping. A brick trash enclosure is proposed along the west
side of the development that will be adequately screened.

e. Stormwater/Detention — Stormwater detention and quality standards per Title 17 are
required and will be reviewed with final site development plans.

f. Public Utilities — The property is in City of Olathe sewer and WaterOne service areas.
Existing sanitary sewer and water mains are in the northeast corner of the site and this
development will connect to and extend these main lines along Hunter Drive. If approved,
additional review is required with final site development plans.

g. Signs — There is an existing monument sign located at the southwest corner of the
property that will need to be relocated due to the development as proposed and should be
included on final site development plans. All signage is reviewed administratively by
separate application and is subject to the requirements of 18.50.190.

6. Site Design Standards

The property is designated as a Conventional Neighborhood in the PlanOlathe
Comprehensive Plan Future Land Use Map; however, with the proposed C-1 District zoning
designation, the site is subject to Site Design Category 3 (UDO 18.15.115). The following is
a summary of the applicable site design requirements.

a. Landscape Options — One of the prescribed landscape options must be provided
where building fagades are not located in the minimum frontage. The development
provides the planted buffer with a two- to three-foot-tall limestone wall along 159" Street.

b. Street Frontage Area — The proposed buildings are setback 15-feet from W. 159"
Street and occupies over 30% of the street frontage length, which complies with the
street frontage area requirement along W. 159" Street.

c. Parking Pod Size — The proposal includes 12 stalls in the largest parking pod, which
complies with the maximum of 40 stalls per parking pod.

d. Pedestrian Connectivity — At least two prescribed pedestrian connections options must
be provided on site. The site provides decorative crosswalks within the development, a
new sidewalk will be constructed along Hunter and Brentwood streets, and connections
are provided to Brentwood and to the existing sidewalk along W. 159", The pedestrian
gateway option is also met by the well-landscaped outdoor patio with a limestone wall
feature at the pedestrian entrances off Brentwood and W. 159th streets.

7. Building Design Standards

The proposed coffee shop with drive-thru and conceptual commercial building are subject to
the Commercial and Retail Building Design Standards per UDO 18.15.020.7. The west, north
and south elevations of the coffee shop are considered primary fagcades. Due to the minimal
size and function of the proposed coffee shop, design standards such as entry features,
vertical and horizontal articulation and facade expression are not applicable.
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8.

10.

11.

Building Material Standards

The coffee shop is clad with Class 1 white brick, cream colored stone veneer, clear glass and
a Class 3 fiber cement trim accent material in bronze tones. Decorative trusses with siding
transitions support a traditional sloped metal roof. Dark bronze window trim and craftsman-
style wall sconces accent the rustic cabin-style architecture.

Public Notification and Neighborhood Meeting

The applicant mailed the required public notification letters to surrounding property owners
within 200-feet and posted a sign on the subject property per UDO requirements.

The applicant held a neighborhood meeting on April 8, 2024, in accordance with the UDO and
the minutes of this meeting are included in the agenda packet. Eight (8) residents attended
this meeting and asked several questions regarding the access, anticipated traffic,
compatibility with adjacent uses, and clarification regarding staff recommendation. During the
meeting, no one spoke in opposition of the proposal. The applicant addressed all questions
and overall, residents expressed their support of the proposed coffee shop. Staff has not
received any correspondence regarding the project.

Waiver Request

Section 18.40.240 of the UDO provides a mechanism for waivers to be considered when
unnecessary hardships can be demonstrated or where the exception would result in superior
design. The applicant has submitted a justification statement for the requested waivers, which
is attached to this report. The applicant is requesting waivers from:

1. UDO 18.20.130.B, which requires buildings to be constructed a minimum of 20 feet from
street right-of-way and the buildings to occupy a minimum of 50% of the lot width within
this street frontage setback area. The applicant is requesting a waiver to reduce the
minimum front yard setback from 20 to 15 feet along 159" Street and to reduce the street
frontage buildout from 50% to 30% along 159" Street.

2. UDO 18.15.020.G.8.h, which requires that clear glass comprises a minimum of 25% of
any primary fagade. The applicant is requesting a waiver to reduce the glass percentage
from 25% to 20% on all (3) primary facades of the coffee shop.

The applicant’s justification statements provide that given the building’s compact footprint,
three (3) foot tall decorative landscape walls have been proposed along the Brentwood Street
and 159" Street rights-of-way to assist in setting the frontage edge. As proposed, the building
setback and frontage buildout does meet the requirements established in Site Design
Category 3. Additionally, the small building footprint creates a hardship for meeting higher
glazing percentages. This prototypical building floor plan has a significant amount of kitchen
equipment and interior wall furring, so additional windows to meet the minimum standard
would need to be non-functional spandrel glass. In addition to being non-functional, additional
window area to meet the minimum percentages would be disruptive to the proportions of the
facade.

UDO Rezoning Criteria Analysis

The future land use map of the PlanOlathe Comprehensive Plan identifies the subject property
as a Conventional Neighborhood. Conventional Neighborhoods typically consist of single-
family housing, but neighborhood centers are distributed throughout Olathe neighborhoods to
provide local access to convenience goods and services, reduce the need for lengthy drives,
and promote walkability.
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The application was reviewed against the UDO criteria for considering rezoning applications
listed in UDO Section 18.40.090.G as detailed below.

A. The conformance of the proposed use to the Comprehensive Plan and other
adopted plans, studies, or policies.

The requested C-1 District does not directly align with the Conventional Neighborhood
designation of the Comprehensive Plan. However, the Comprehensive Plan calls for
neighborhood centers to be distributed throughout Olathe neighborhoods to provide local
access to convenience goods and services, reduce the need for lengthy drives, and
promote walkability. This is an existing neighborhood center located at a major
intersection, which is consistent with other major intersections in southern Olathe. In
addition, the proposed rezoning meets the following policies of the Comprehensive Plan:

LUCC-7.1: High Quality Design. Encourage economically reasonable efforts toward
high quality architecture, urban design, and site design. Use design guidelines as a
tool for new development and redevelopment. Consider the desired context and
character of existing neighborhoods and commercial centers.

LUCC-8.1: Mixture of Complementary Land Uses. Encourage and enable a mixture
of complementary land uses in major new developments. In existing neighborhoods,
a mixture of land use types, housing sizes and lot sizes may be possible if properly
planned and respectful of neighborhood character. Whenever land uses are mixed,
careful design will be required in order to ensure compatibility, accessibility and
appropriate transitions between land uses that vary in intensity and scale.

HN-2.2: Complete Neighborhoods. Encourage a “complete” neighborhood concept
for new development, which includes a variety of residential densities on appropriately
sized parcels, opportunities for shopping, nearby support services and conveniently
sited public facilities, including roads, transit, and pedestrian connections, parks,
libraries, and schools

B. The character of the neighborhood including but not limited to: land use,
zoning, density (residential), architectural style, building materials, height,
structural mass, siting, open space and floor-to-area ratio (commercial and
industrial).

Asbury Center is a developing commercial node with C-1 (Neighborhood Center) and
CP-O (Office) zoning surrounded by existing low-density residential neighborhoods. The
adjacent nonresidential uses are low intensity uses which serve surrounding
neighborhoods, including Country Kids Day Care, Ascend Church, and the New Life
Community Church. Nearby buildings are primarily one- or two-stories tall and more
residential in design with sloped roofs, except for the Ascend Church and the recently
approved Central Bank, which is more modern in design using primarily brick, stone,
and glass materials.

C. The zoning and uses of nearby properties, and the extent to which the proposed
use would be in harmony with such zoning districts and uses.

The proposed C-1 District is in harmony with the surrounding zoning and uses of nearby
properties. The adjacent CP-O and CP-1 Districts to the north and west are commercial
districts, similar to the proposed C-1 District. The existing churches, undeveloped land,
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and residential development to the south and east are in the R-1 District and separated
from this property by arterial street right-of-way. However, the proposed fast-food
restaurant use proposed with this application is of higher intensity than adjacent uses,
generating more traffic, and typically having longer hours of operation. As such, the
Restaurant, Carryout or Fast Food use is recommended to be restricted within the
proposed C-1 District.

D. The suitability of the property for the uses to which it has been restricted under

the applicable zoning district regulations.

The existing property is zoned to the RP-1 District and contains a land use restriction
requiring the provision of private open space with amenities, such as a gazebo and
seating area, for the adjacent Villas of Asbury. This site is less suitable for this existing
land use restriction than for the neighborhood commercial center uses allowed within
the C-1 District, which benefit the greater public. Private amenities should be integrated
interior to residential neighborhoods, be easily accessible, and should not be located at
the intersection of major roadways for safety and privacy reasons.

E. The length of time the property has remained vacant as zoned.

The property was zoned to the RP-1 District in 2002 and has remained undeveloped
and vacant since that time.

F. The extent to which approval of the application would detrimentally affect nearby

properties.

The proposed commercial zoning is not anticipated to detrimentally affect nearby
properties. The property is bordered by major arterial streets including 159" Street and
Ridgeview Road to the south and east and the properties to the north and east are within
the same commercial development (Asbury Centre). Staff is recommending a list of
restricted uses that are less compatible with adjacent residential properties.

. The extent to which development under the proposed district would

substantially harm the value of nearby properties.

Staff has not received any information indicating that the development as proposed
would lead to a substantial impact on the value of surrounding properties.

H. The extent to which the proposed use would adversely affect the capacity or

safety of that portion of the road network influenced by the use, or present
parking problems in the vicinity of the property.

This proposed use will not cause any adverse effect on traffic and safety of the road
network. The subject property is accessed from Brentwood Street, which is a 2-lane
collector road designed to support future development of this area and will not reduce
the existing level of service at the intersection of Brentwood Street and Hunter Street.
The development will not present a parking problem as the proposal exceeds the
minimum parking and drive-through stacking requirements of the UDO.

The extent to which the proposed use would create air pollution, water pollution,
noise pollution or other environmental harm.
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The development is not anticipated to create pollution or other environmental harm. The
development will follow all regulations and requirements pertaining to stormwater, air
quality, noise, and other related items.

J. The economic impact of the proposed use on the community.

Development of the property with neighborhood commercial uses will generate
property and sales taxes to be collected by the City as well as create new jobs.

K. The gain, if any, to the public health, safety, and welfare due to denial of the
application as compared to the hardship imposed upon the landowner, if any, as
aresult of denial of the application.

There is no gain or detriment to the public health, safety, or welfare if the application
were denied. The proposed rezoning does not negatively impact public health, safety,
or welfare as presented. If the application were denied, development of the property
would be limited to remain as open space.

12. Staff Recommendation

A. Staff recommends approval of a rezoning to the C-1 District (RZ23-0013), with the
following stipulation:

1. The following uses are prohibited:

Fast-Food or Carryout Restaurants

b. Animal Care Facilities with Outdoor Kennels

c. Any Distance Restricted Businesses as listed in Olathe Municipal Code
Chapter 5.43.

B. Staff recommends denial of the preliminary site development plan due to the
recommendation on the proposed fast-food land use associated with the development
plan.

13. If the fast-food land use and preliminary site development plan are recommended for
approval, staff recommends the following stipulations:

A. Zoning District:

1. The following uses are prohibited:

a. Fast-Food or Carryout Restaurants (Prohibited on Lot 2 only)

b. Animal Care Facilities with Outdoor Kennels

c. Any Distance Restricted Businesses as listed in Olathe Municipal Code
Chapter 5.43.

2. Hours of operation for the ‘Restaurant, Carryout, or Fast Food’ use on Lot 1
are limited to 5:00 am to 8:00 pm. daily.



RZ23-0013
4/29/2024
Page 11

B. Preliminary Site Development Plan:

1.

A waiver is granted from UDO 18.20.130.B to decrease the minimum front yard
setback from 20-feet to 15-feet and to reduce the minimum frontage buildout
from 50% to 30% along 159th Street as shown on the preliminary site
development plan dated April 1, 2024.

A waiver is granted from UDO 18.15.020.G.8.b to decrease the minimum glass
requirement from 25% to 20% on the primary facades for Lot 1 as shown on
the elevations dated April 1, 2024.

A revised preliminary site development plan is required for Lot 2 prior to
submittal of a final site development plan.

Revised access and traffic circulation for Lot 1 will be provided with final site
development plans as required by the City Engineer.

Exterior ground-mounted or building mounted equipment including but not
limited to, mechanical equipment, utilities’ meter banks and coolers must be
screened from public view with three (3) sided landscaping or an architectural
treatment compatible with the building architecture.
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February 27, 2024

City of Olathe

Attn: Planning Division
100 E Santa Fe St
Olathe, Kansas 66051

RE: RZ23-0013 | Caribou Coffee at Asbury | Statement of Purpose
To Whom It May Concern,

On behalf of Mint Development Company LLC and applicant, please accept this Statement of
Purpose to supplement our rezoning application. We are requesting rezoning to allow for
development of a new Caribou Coffee “Cabin”.

Caribou Coffee Cabins are a 605 square foot café featuring drive-thru and walk-up windows.
Based in Minnesota, the cabins will embody the company’s “Northwoods” feel. Although
there is no indoor seating, the Cabins provide for seasonal, outdoor seating for 16 customers.
The Cabins will also feature new menu items including “flavor-infused” drink items, like
sparkling waters, juices and sodas, made from coffee beans.

In considering our application for rezoning, please accept the following criteria stated below
as further justification to support our request for rezoning:

1. Although our proposal does not conform to the Comprehensive Plan, we believe that
the use is consistent with similar Olathe community nodes located in close proximity
to 159t & Ridgeview. Additionally, the existing and future uses immediately
surrounding the property also deviate from the Comprehensive Plan. The existing
daycare, future bank and planned multi-tenant strip center are all consistent and
complementary to our proposed use creating for a strong neighborhood center for
adjacent churches and residents. Lastly, we believe a coffee shop is more closely
aligned to a fast casual offering than fast food. Although seasonal, our outdoor seating
provides the adjacent neighborhood with a walkable amenity and community
gathering place.

2. We have modified the Caribou Coffee “Cabin” prototypical design to more
consistently align with the character of the neighborhood including, but not limited
to, the surrounding land uses, zoning, floor area, architectural style, building
materials, height, structural massing, siting and open space.

MINT DEVELOPMENT Co

City of Olathe - Statement of Purpose
Page 1 of 2 February 27,2024
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3. We believe that the proposed use of a neighborhood coffee shop is
complementary and in harmony with the zoning and uses of nearby properties. In
fact, the land seller has obtained letters of support from the adjacent residential
neighborhood.

4. The property is very suitability for a coffee shop use including the drive-thru which
has adequate space for an 8-car drive-thru queue.

5. Under the current zoning, the property has remained vacant and undeveloped for 20
years.

6. The approval of the application would positively affect nearby properties providing
an amenity that is in walking distance to the adjacent residential neighborhood,
businesses and churches.

7. The approval of the development under the proposed district would substantially
improve the value of nearby properties that have long been vacant as it is a strong
national brand that would be attractive to prospective co-tenants.

8. The proposed district would not adversely affect the capacity or safety of that portion
of the road network. All access is from an existing private road and no changes would
be required of the existing public streets serving the overall area development. Our
use will not present any parking problems and we have adequate parking provided
on the site.

9. The proposed use will not create excessive air pollution, water pollution, noise
pollution or other environmental harm.

10. There is positive economic impact of the proposed use on the community as it will
generate increase taxes paid on the site as well as create both short-term and long-
term jobs.

11. We do not believe there is any gain to the public health, safety and welfare due to
denial of the application. In contrast, the denial of the application will continue to
impose a hardship on the landowner as they have not been able to garner interest in
the site with a buyer that aligns with the use dictated by the comprehensive plan and
current zoning.

If the foregoing statement is not sufficient for our rezoning application, please let us know.

Sincerely,

R i

MINT DEVELOPMENT Co

City of Olathe - Statement of Purpose
Page 2 of 2 February 27,2024
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151ST STREET The basis for bearings on this piat is the South line of the SE

SEC. 12, T14S, R23E

1/4
as_estoblished by a previous plot THE VILLAS OF ASBURY, Plot Book
122, Page 15.
Lots 1 and 2 shall have No Direct Vehicular Access to Brentwood Street, NORTH .
S) a except as shown on this plat 1" = 100
K ASBURY ESTATES | & §
E 1ST PLAT 4 Lots 2 and 3 shall have No Direct Vehicular Access to 158th Street. Lol 00
o g Lots 3 and 4 shall have No Direct Vehlcular Access to Ridgeview Road. B DENOTES ENSTNG MOMAIENT BOX w/PUNGHED BRASS CAP
VILLAS OF- ] Lot 4 and Tract "A" sholl have No Direct Vehiculor Access to 158th Strest. T R
ASBURY g . L DENOTES BULONG NE
Tract "A" shall have No Direct Vehicular Access to Brentwood Strest. G BENGTES Ui
THE W elB/e DENOTES
OF ASBURY- ALL AREAS DESGNATED ON THE PLAT AS DRAINAGE EASEMENT S omens SANTARY SEWER & EAs:umr
21ST PLAT SHALL REMAIN FREE OF FENCES, SHRUBS, AND OTHER OBSTACLES D/E  DENOTES DRANAGE EASEMEN
THAT WOULD RESTRICT THE FLOW OF DRAINAGE
159TH STREET

LOCATION MAP

DENOTES LANDSCAPE EASEMENT

M DENOTES LMITS OF NO ACCESS

4B
OUND (UNLESS NOTED). PLACED IN CONCRETE

[/

Thie Jo @ survey ond plat of port of the SE 1/4 of Section 12, TI4S. R23E of the Sixth Principal Meridian, In the City of Olothe, Johnsen County, Kansas
more particulorly described as

Begiaring ot the Southecst camer of the SE 1/4 of Section 12, TI4S, R23E of the Sixth Princpal Meridan; In the Ciy o Olaths, Johnsan Caunty, Konsas;
thence S 87°45'14” W, olong ihe South line of said SE 1/4, a distonce of 715.73 fee! cs N 02°14'46° W, dlong the East right—of-way line of Brentwood
Sireat, os plotied. o distonce of 250.92 fests thance Num.nx contining along satd Eost Taht-of-woy lins, o0 o Gurve to. the Tght hoving o radus of 400
foot, for o distonce of 169.97 ence N 22°06'00" E. continuing along said East rightof-way line, o distance of 6215 fest; then
clong sald Ecet rignt—of-vay line, on o curve %o the eft howing o rods of 530 feet, Tor @ _distance of 334.86 fe
SaaEent f=voy lne, o dlstonce of 125.00 feet to the Southwest comer of TRACT 'Y ESTATES, 1ST PLAT, o
hnson County, Kansoe: N 75° E, olong the South line of sald TRACT “B", o distance of 10.00 feet; theace Eoster
urvs to ot hov’mq a rodius of 630 feet, for o distance of 129.75 feet; thence N B7°42'00" E, continuing along soid South line, o distonce of
Easterty, continuing olong said South line, on @ curve to the right having o radius of 330 feot, for u dlslam:e °of 53,36 foot: then
oerse e  Sontinuing clong sald South line, o distance of 124.19 feet; thence Easterly, continuing dlong sold South line, on o curve to the left haong o
rodius of 270 fe 5 datance of 47.51 fast; thence N 87°5533 E, continuing clong 4cld South ne_ad ‘Na swtanion. thereot, 5 ditance of 60,60, 56t to
a point on the Eal( Tne of said SE 14 thence S 02M0K27" £, clong said Eost e, o Miekance of S055. fobt be i ol o1 Beginning, containing 14.18609
acres, more or les

The undersigned propristors of the above described troct of land hove caused th

e same to be subdivided in the manner as shown on the accompanying plat,
which subdivision ond plot sholl hereafter be known os "ASBURY CENTRE."

The streets and roads shown on this plat ond not heretofore dedicated to public use, are hereby so d

ted.

An easement or Ilmu o snter upon locote, construct ond maintaln or uthorze the location Sonstruction, or mantenance and use of conduls, woter, gos,
electrical, sewer pipes, and cables, and similar utility fa on, over, ond under these areas outlined and

faci upe
Gesignated on this. plct as. -UHIE "U/ET, Ny h-nby Granted to the City of Olathe, Kansae, and other govemmentol sntites as mey b
authorized by state law to use such easement for said purpos

X numml K4 uem 10 enter upen, locots guthorize the location, construction of maintenance and use of conduts, ot lnes.

upon, over and under these areas outlined and designated on this
cny of Dtukhe‘ Kanads ond other governmental entiles Gs may be authorized by state low to

s and re
'Pus/z o *Publc utmty Eaurmm
use such easement for said purpo:

An easement or is hereby dedic o the City of Olothe to enter upon, locate, construct and malntain or outhorize the location, construction or

maintenance ond e ov condults, o oS, miricos drainage facllities, etc., upon, over, and across those areas outlined and designated on this plat as
“Drainage Easement” or "D/E".

An_easement or license Is hereby dedicated to the City of Olathe to enter upon, locate, construct and molntain o authorize the locotion, construction or

nd
mointenance and use of condults, sewer pipes, marholes, etc., upon, over, and across those oreas outiined and designated on this plot as “Sanitary Sewer
Easement” or "SS/E” and Tract

An eosement is hereby granted and reserved by the undersigned propristor of the above described iand unto et ond all ouners of lote and pu

deplcted on this plot Lo anter " upon pnm, replace, replant, mow, clip, trim, otherwise maintain, and to authorize

maintenance, of any an rubs, plants and other landscaping and all fences, ond monuments Installed by the undersigned.propreter ond by
Il owners of lots and purcs- dcplcud “on’"this idt upon, over of Under those arece cutlned and designated on this plat as "Landscape Easement” or 'L/E".

A perpetual easement of occess over, ocrt “Access Easement’ and “Ingress & Egress Easement” are hy

reserved 1o the undorslgned proprietors, thelr helrs, Gasigns, et for gress and sgress of i oanors and oceuponts_of iols and.parcals depicted on e plat,
the . Ouners and occupants of adjoiing Iand 1o the North and Wast o the i, as well os other propertis witin the com
er sholl have the same right of ingress ‘and egress as dll owners ond occupants of lots and p
nould prohibit the freo flow of trofic sholl b ollowed to be constructed or maintained within said The
Tra

spray, chemicolly treat, repoir,

ond upon the areos designed as Tract °8",

s deplcted on s piot. No abstaclss or obtructions that
Eosement”, “ingress & Egre ment” and

Tract "A" Is intended to be used for private open space.

Tract "B” shall also be designated as "Utiity Eosement”. All utiiity locations within Troct "B shall be opproved by the owners of sald Tract "B* prior to
installation.

Tracts "A" ond "B" shall be owned by ail the owners of iots ond porcels depicted on this plot, which sholl be responsible for all mointenance of said Tracts.
The lots in this subdivision shall not be subdivided except pursuont to Chapter 18.68, Lot Splits, of Unified Development Ordinance or by replat.
The use of o lots I this

recorded In the Office

.nbdw\-inn shall hereafter be subject to the restrictions which will be executed a8 a separate instrument of wrting and wil be
of
though fully set forth o

of Deeds of Johnson County, Konsas, soid restrictions wil thereby be @ part of the dedicotion of this plat as

The undersigned proprietors of the above dsscribed tract of land hereby consent and agree that the Board of County Commissione
Kansas, and the m ity of Olathe, Johnson County, Kansas, shal have the power Lo relecse such lond proposed o be odeared for public wa,

thoroughfores or thereof, for public use, from the lien ond effect of il casesaments e ther the emount. of the.ubpeld Sperol essessments
o sieh land dedicated ‘shal Gocormt. end remcin o Tl on s romancir of Tand fronting or abutting on said dediccted pesic way o thoreughiere

IN TESTIMONY WHEREOF, the undersigned proprietors have caused this instrument to be executed this_/ 77/ day of. Tl 2003.

73 of Johnson County,

JACOBSON—CAMPBELL EXCAVATION, INC.
(Owner of all except Lot 4 and part of TRACT "B", E-glnmnq o the Nerthwest

Gomer of Lot 4, ASBURY CENTRE, o subdivision In 4 f Olathe, John:
ounty Kansos: thence E, dlong the Nommm y line of suld ot 4, 2
atance of 8.33 feet, thence Sout erly, continuing along sald Northwes

hwest erly I
e cores 1o the right baving o mdlu: of 215 feet, for o Gitance of 19! 163 Teot m the
Westerly comer of said Lot & th stance of 12. then
erly, curve to the |m vlnq P ir\ d tangent bearing o
TS0 e ong & rodis ance of 176,74 feet; thence

of 300 feet, for o
N 87°4514" £ o distance of 1264 fout &IM of Beginning.)

President

STATE OF. -
COUNTY OF. -
a: »r REMBABERED um on thi yof T (s/c, ________, 2003, before me o Notary Public In and for soid County and State,

BELL, Prosont o JACOBSON—CAMPBELLEXCAVATION, INC., who Is personally known to me 1o be the same person who execut

the foregoing nstrument of writing on behalf of said Corporation, and he duly acknowledged the execution of the same to be the oct and deed of
said Corporation.

IN WITNESS WHEREOF, | have hereunto set my hand and seal on the day and year last written cbove.

My Commission Expires: JA1cA 19, 2007

NG TSOTR
ARRC |

EOF KANSAS
Nétary Public S

MSB BUILDING CORPORATION

(Owner of Lot 4 and port of TRACT "B", Beginning ot the Northwest comer of ! Lot
CENTRE, o"subdivsion In the Cly of Olothe. Joinson County.
thence S O1*4200° £, son g the Northwesterly line of sald Lot 4, o distance of 6.33
feet; thence Seuthwas\ariy, Scontinuing dleng. scld Northwesterly line on o curve to the
i

righi hauing o rodus of 215 fect foot m the Westery cormer
4 thence N 02°04" o eosterly,
o cubes 15 the'lat having an Inltiol tangent ond o rodus
oF 300 Toet, for @ Gatonce of 1774 foot mance N $7548147 E o distancs of 1344
feet to the Point of Beginning.)

STATE OF JON L. STEWART, Vice—President
ss
COUNTY OF.
B |7 REMEMBERED, thot on the_L2¢ _doy of___T ¢ 2003, bafore mo o Natory Public in ond for said County and Stots,
e JON L. STEWAR of MSB BUI personally known to me to be the same person who executed the

::urlqoing mstrament ot writing on behalf of said Corporation, and he. d\dy ‘acknowiedged the execution of the same 1o be the act and deed of said
orporati

IN WITNESS WHEREOF, | have hereunto set my hand and seol on the doy ond year lost written obove.

ASBURY CENTRE
SEC. 12, TI4S, R23E
JOHNSON COUNTY, KANSAS
PAYNE & EROCKWAY P.A.
OLATHE, KANSAS

My Commission Expir
Nétary Public
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MATERIAL oF ERCENTAGE MATERIAL oF
BRICK 62 8F | 46 % BRICK 04 5F | 41%
STONE o8 SF 28 % STONE 44 oF 20 %

FIBER CEMENT TRIM 22 oF FIBER CEMENT TRIM 28 oF 12 %
GLAZING 12 SF 20 % GLAZING | 45 SF 20 %
TOTAL 352 SF 22 % TOTAL 221 SF 22 %
> g
zZ 8
<w @
A
= 9 £
8o 3| 2
w> o o)
w =] T =
wZ .3 <
og?
wOg >
05353 | 4
Oxsc w
25
o -a @
okeg ]
@ g 52 x
ows ©
Xz
<Xyt 5
O0bGo w

@REAR ELEVATION (EAST) @SIDE ELEVATION (NORTH) - PRIMARY FACADE
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MINT

Managing Partner

DEVELOPMENT Co

Mint Development Co LLC
723 S Oaks Dr
Hastings, MN 55033

rob@mintdevco.com
612.499.6095

NEIGHBORHOOD MEETING SIGN IN SHEET
Case #RZ23-0013 | Caribou Coffee at Asbury
April 8, 2024

On April 8, 2024, we held a neighborhood meeting to discuss the proposed Caribou Coffee at
Asbury project. The applicant, Mint Development Company, presented a PowerPoint of
describing the proposed project, requested rezoning, staff comments and our supporting
qualifiers of why we think the City should allow the neighborhood coffee shop. There were
8 residents from the surrounding neighborhood that attended. The meeting lasted for
approximately 1.5 hours & we discussed the following questions:

1.

Access — describe & confirm the access for the proposed development. Will the cars
have ingress or egress from 159" or Brentwood?

Response: We confirmed that all ingress & egress for the proposed development is
from a single point of access on Hunter St. No cars will enter or exit directly onto
Brentwood or 159", This was reassuring to the residents and those that live closest
to the proposed project across Brentwood St.

Hours — what are the hours for Caribou?

Response: Typically, 6 am to 6 pm daily.

Traffic — how much traffic with Caribou generate?

Response: Existing Caribou “Cabins” typically receive 150-200 customers per day
or 12-17 per hour on average. On average, an estimated 50%o of those visits are
before 10 am. We confirmed that the City did not require a traffic study as we are
not generating more traffic than what was anticipated for the commercial district.
Additionally, we are not modifying or adding to the existing curb cuts on 159" or
Brentwood.

Drive-thru stacking — are you concerned about the drive-thru lane overflowing onto
Hunter Street?

Response: We confirmed that we are exceeding the dedicated queue size required
by the City. We are also exceeding Caribou’s corporate stacking requirement.
Additionally, we discussed Caribou’s typical turn time for a car to travel from the
menu board to receiving its freshly made coffee or breakfast item. Lastly, we
showed that there is a wait stall if there is any issue with an order that the car can
pull into to wait for its order freeing the other vehicles to advance.

Proposed Daycare — are you concerned about the new daycare proposed across the street
from Caribou?

Response: We confirmed our excitement about the proposed daycare development.
As a neighborhood coffee shop, the property offers strong co-tenancy with the
churches, daycares and bank that are planned around the site.

MINT DEVELOPMENT Co

City of Olathe - Neighborhood Meeting Summary
Page 1 of 2 April 8, 2024



MINT

DEVELOPMENT Co

Managing Partner

Mint Development Co LLC
723 S Oaks Dr
Hastings, MN 55033

rob@mintdevco.com
612.499.6095

6. Menu items — Are there offerings outside of coffee? And how can we order if
walking to from the neighborhood.
Response: We shared Caribou’s typical menu items of coffee, teas and baked goods.
We also discussed the pick-up/walk-up window that is connected to the pedestrian
pathways and that Caribou has an App for ordering ahead.

7. Why does staff not support a coffee shop?
Response: We shared staff’s comments from the application documents and why
they do not support coffee as the proposed use. We shared our proposed qualifiers
for rezoning. The attendees generally agreed that fast food restaurants that have
drive-thru traffic late into the evening may not be desirable, however, drive-thru
coffee shop was a reasonable offering.

At the close of our meeting, the attendees expressed appreciation for the information we
shared with them. We heard comments such as “It's a matter of time before something is
built here, what safer and better uses those being proposed (daycare & coffee projects)”.
Nearly each attendee verbally expressed their support for the project as we shook hands
after the meeting. Not a single attendee expressed opposition to the project. We asked all
attendees to consider attendance at the upcoming public hearing and informed them that
notices were mailed out on Monday, April 8 confirming the meeting date, time & location.

End of Meeting Summary

MINT DEVELOPMENT Co

City of Olathe - Neighborhood Meeting Summary
Page 2 of 2 April 8, 2024
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MINT

DEVELOPMENT Co

Managing Partner

Mint Development Co LLC
723 S Oaks Dr
Hastings, MN 55033

rob@mintdevco.com
612.499.6095

February 27, 2024

City of Olathe

Attn: Planning Division

100 E Santa Fe St

Olathe, Kansas 66051

RE: RZ23-0013 | Caribou Coffee at Asbury | Stormwater Memo
To Whom It May Concern,

On behalf of Mint Development Company LLC and applicant, please accept this initial
stormwater memo to supplement our rezoning application.

We understand that the site is subject to Title 17 stormwater requirements for both
stormwater quality and quantity. Additionally, we will provide a full report with the Final

Development Plan.

If the foregoing statement is not sufficient for our rezoning application, please let us know.

Sincerely,

JZn

MINT DEVELOPMENT COMPANY LLC
Robert Barse, Managing Partner

MINT DEVELOPMENT Co

City of Olathe - Stormwater Memo
Page 1 of 1 February 27,2024



1INT

DEVELOPMENT Co

Managing Partner

Mint Development Co LLC
723 S Oaks Dr
Hastings, MN 55033

rob@mintdevco.com
612.499.6095

April 1, 2024
Revised April 22, 2024

City of Olathe

Attn: Planning Division
100 E Santa Fe St
Olathe, Kansas 66051

RE: RZ23-0013 | Caribou Coffee at Asbury | Waiver Request #1 - Frontage Buildout
To Whom It May Concern,

On behalf of Mint Development Company LLC and applicant, please accept the following for
Waiver Request #1 - Frontage Buildout for the Council Agenda Packet.

Waiver #1 - We request that the 20 foot minimum front yard setback be reduced to a 15
foot front yard setback and that the requirement for 50% minimum building frontage be
reduced to 30% along 159t Street.

Per UDO 18.20.130, the minimum front yard setback in a C-1 district is 20 feet. The
maximum setback required by Site Design Category 3 is 15 feet. We request this waiver in
order to comply with Site Design Category 3 design requirements over the contradictory C-
1 zoning requirement. This portion of the waiver allows for a higher quality design by
following Site Design Category 3 requirements and presents no identifiable negative
impacts to surrounding properties.

Per UDO 18.90.020, the C-1 district requires a minimum building frontage of 50%. We
request a waiver to reduce this percentage to 30% along 159t Street. In attempting to
follow Site Design Category 3, buildings are required to be placed closer to the right-of way.
Building frontage in those locations been maximized. Given the building’s compact
footprint, a +/- 3 foot tall decorative landscape wall has been proposed along the
Brentwood Street and 159t Street rights-of-way to assist in setting the frontage edge. This
portion of the waiver presents no identifiable negative impacts to surrounding properties.

We hope the provided responses are sufficient for our rezoning application, please let us
know if anything else is needed.

Sincerely,

g/ .

MINT DEVELOPMENT Co

City of Olathe - Waiver Request #1 | Frontage Buildout
Page 1 of 1 Revised & Resubmitted April 22, 2024
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DEVELOPMENT Co

Managing Partner

Mint Development Co LLC
723 S Oaks Dr
Hastings, MN 55033

rob@mintdevco.com
612.499.6095

April 1, 2024

City of Olathe

Attn: Planning Division
100 E Santa Fe St
Olathe, Kansas 66051

RE: RZ23-0013 | Caribou Coffee at Asbury | Waiver Request #2 - 25% Glazing
To Whom It May Concern,

On behalf of Mint Development Company LLC and applicant, please accept the following for
Waiver Request #2 -25% Glazing for the Council Agenda Packet.

Waiver Request to UDO Section 18.15.020 G.7.b(1)(a). The UDO requires 25% glazing on first
floor primary facade windows, and a waiver is requested to allow the proposed 20% glazing
on the submitted elevations. The small building footprint creates a hardship for meeting
higher glazing percentages. This prototypical building floor plan has a significant amount of
kitchen equipment and interior wall furring, so additional windows to meet the minimum
standard would need to be non-functional spandrel glass. In addition to being non-functional,
additional window area to meet the minimum percentages would be disruptive to the
proportions of the facade. No private rights will be injured or endangered by this waiver, and
the public will suffer no loss or inconvenience.

We hope the provided responses are sufficient for our rezoning application, please let us
know if anything else is needed.

Sincerely,

P

MINT DEVELOPMENT Co

City of Olathe - Waiver Request #2 | 25% Glazing
Page 1 of 1 April 1, 2024



